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Converse Consultants (Converse) is pleased to submit the attached report that
summarizes the activities and the results of a Limited Phase Il Environmental Site
Assessment (Phase Il ESA) that was conducted at the referenced property.
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1.0 Introduction

This Limited Phase Il Environmental Site Assessment (ESA) report has been prepared
by Converse Consultants (Converse), on behalf of the City of Ontario, for the sampling
conducted at 717, 725, 745, 747, 807 and 825 E State Street; 810 E Main Street; 316 S
Bon View Avenue; and 825 S Campus Avenue, in Ontario, California (Site). Converse
was retained by the City of Ontario (User) to conduct the Phase Il Environmental Site
Assessment (ESA) at the Site (See Figure 1 - Site Location Map). The scope of this
Phase Il ESA was completed in general accordance with the Proposal dated March 11,
2021.

Converse generally followed the standard practices of the American Society for Testing
Materials (ASTM) Designation: E1903-19 Standard Practice for Environmental Site
Assessments (ESA): Phase Il Environmental Site Assessment Process (ASTM, E
1903-19). The purpose of conducting the assessment in accordance with ASTM
E1903-19 is to acquire and evaluate information sufficient to achieve the objective(s) set
forth by the User and Converse. The objectives of this assessment were developed
based on the findings of a Phase | ESA Report prepared by Converse dated March 9,
2021.

The following recognized environmental conditions (RECs) were identified in the
Converse Phase | ESA:

e Two underground storage tanks (USTs), one (1) 12,000-gallon diesel fuel UST
and one (1) 2,000-gallon waste-oil UST, were documented at 316 S Bon View
Avenue (Site Parcel 1). However, no clear documentation indicating removal
and/or confirmation sampling, and no closure letter were found for the USTs.
These two (2) USTs are considered a REC in connection with the Site.

e The identification of wastes generated at 825 E State Street (Site Parcel 1)
including, but not limited to, unspecified solvent mixture, and oxygenated
solvents is considered a REC.

e The former presence of railroad spurs across Site Parcel 2 are considered a
REC based on the known potential for use of pesticides and herbicides to
maintain railways.

e The identification of wastes generated at 235 S Campus Avenue (Site Parcel 4),
including but not limited to, tetrachloroethylene (PCE), trichloroethylene (TCE),
and benzene, is considered a REC.

e The identification of historical light-industrial operations, and generation of
hazardous wastes including, but not limited to, unspecified solvent mixture, and
oxygenated solvents at multiple addresses associated with Site Parcel 5 is
considered a REC.

e The identification of the former operation of at least 4 spray booths at 745 E
State Street (Site Parcel 5) is considered a REC based on the potential for
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solvent use in cleaning equipment associated with the application of
paints/stains.

e The identification of volatile organic compounds (VOC) based concrete form
stripper at 807 E State Street (Site Parcel 6) is considered a REC.

Previous Phase | and Phase Il ESAs of the Site were completed in April and June 2020,
respectively, by Hazard Management Consulting. The former railroad tracks located on
Site Parcel 2 did not appear to be included in either assessment. The Phase Il ESA
consisted of the collection of soil and soil-vapor samples across the Site. It was
observed that the reporting limits used for some compounds in soil-vapor samples were
greater than the current screening levels for residential and commercial land uses.
Results of soil sampling indicated no significant impacts of VOCs, total petroleum
hydrocarbons (TPH), or metals, with the exception of one (1) sample collected from a
depth of 1-foot beneath ground surface (bgs) at Site Parcel 5 with an elevated
concentration of lead. However, additional testing of the sample indicated that the soll
would not be deemed a hazardous waste, and a sample collected from 5-feet bgs from
the same boring showed non-detectable concentrations of lead. Based on this
information, Converse recommended limited screening of soil vapor across the Site with
lower reporting limits, as well as soil sampling at the location of the former railroad
tracks (Site Parcel 2) at the Site. In addition, Converse recommended a geophysical
survey at 316 S Bon View Avenue, to evaluate if two (2) reported USTs are still present.

The objectives of the assessment were to:

e Evaluate whether historical USTs are still located at the Site.

e Evaluate whether historical light-industrial operations, including the use and/or
generation of solvents at various Site Parcels, former UST operations, and the
former operation of railroad tracks, has resulted in impacts to soil and/or soil-vapor
beneath the Site.

e I|dentify if potential target analytes are present at concentrations greater than
threshold criteria.
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2.0 Background

2.1 Site Description and Features

Details in the following sections regarding the Site and surrounding areas were
obtained from the Converse ESA report dated March 9, 2021.

2.1.1 Current Uses of the Site

The Site consists of six (6) irregular-shaped parcels of land developed
with five (5) total buildings. Uses at the Site consist of transloading of
plastics and paper, construction yard, drayage, warehousing/distribution,
storage, tow yard, and brewery.

2.1.2 Location

The Site is located at 717, 725, 745, 747, 807 and 825 East State Street;
810 East Main Street; 316 South Bon View Avenue; and 235 South
Campus Avenue, in Ontario, California. The Site is located on the
northwest side of the intersection of East State Street and South Bon View
Avenue. The Site is bounded on the east by South Bon View Avenue, the
south by East State Street, the west by South Campus Avenue, and on
the north by railroad tracks. The Site is located approximately 1.75-miles
south of Interstate 10.

The Site consists of six (6) parcels of land totaling approximately 15.92-
acres. The San Bernardino County Assessor's Parcel Numbers (APNSs) for
the Site are 1049-111-01-0000, 1049-111-03-0000, 1049-111-04-0000,
1149-111-04-0000, 1149-111-05-0000, 1149-111-06-0000, and 1149-111-
07-0000. The following is a summary of parcel characteristics:

Parcel 1 - APN 1049-111-01-0000 (6.404-acres) Owner: DiaDia, LLC.
Addresses of 825 E State St and 316 S Bon View Avenue. Currently
occupied by JC Horizon - transloading of plastics and paper.

Parcel 2 - APN 1049-111-03-0000 (0.125-acres) Owner: CLS Properties,
LLC. No associated addresses. Currently vacant former rail spur line.

Parcel 3 - APN 1049-111-04-0000 (0.227-acres) Owner: Opone, LLC.
Associated with 717-747 E State Street. Currently parking/loading for 717-
747 E State Street.

Parcel 4 - APN 1049-111-05-0000 (1.174-acres) Owner: Opone, LLC.
Address of 235 S Campus Avenue - currently occupied by Strum Brewing.
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Parcel 5 - APN 1049-111-06-0000 (6.146-acres) Owner: Opone, LLC.
Addresses of 717-747 E State Street - currently occupied by warehouse
building with several warehousing/shipping tenants, and 810 E Main
Street - currently occupied by Pepe's Towing, and a warehousing tenant.

Parcel 6 - APN 1049-111-07-0000 (1.84-acres) Owner: CLS Properties,
LLC. Address of 807 E State Street - currently occupied by World
Transportation, a drayage company, and AG Construction, a concrete
contractor.

2.1.3 Site and Vicinity General Characteristics

The Site slopes from north to south. Parcel 1 is developed with one (1)
storage building and recyclable materials storage yard. Parcel 4 is
occupied by a two-story multi-tenant warehouse building, second single-
story storage building, and tow yard parking lot. Parcel 5 is occupied by a
single-story commercial building and parking lot. Parcel 6 is occupied by a
two-story commercial office building and associated storage yards.

A single 500-gallon diesel fuel aboveground storage tank (AST), an
approximate 10,000-gallon storm water AST, and a non-operational dust
collection system were observed on Parcel 4.

Properties in the general area are a mix of ligh-industrial, commercial and
residential uses.

2.2 Physical Setting
2.2.1 Topography

The Site is located approximately 982 feet above mean sea level (msl)
with surface topography sloping towards the south (United States
Geological Survey [USGS] Topographic Maps, Ontario and Guasti,
California, 2012).

2.2.2 Geology

The Site is underlain by alluvium, lake, playa, and terrace deposits;
unconsolidated and semi-consolidated. Mostly non-marine, but includes
marine deposits near the coast (Division of Mines and Geology, Geologic
Map of California, 2010).
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2.2.3 Hydrogeology

Information regarding regional groundwater was researched on the
RWQCB Geotracker website. According to the website, the closest site to
the Site with recent groundwater information is located approximately 0.3-
mile south of the Site. According to an August 2020 Semi-Annual
Groundwater Monitoring Report for that site, groundwater is located
approximately 326 to 336 feet below ground surface (bgs) with
groundwater flow direction measured to the southwest. Analytical results
from the semi-annual sampling event showed PCE detected at reported
concentrations ranging from 1.0 to 72 micrograms per liter (ug/l) and
reported TCE concentrations ranging from non-detect to 3.9 ug/l.

Groundwater was not encountered in any of the borings to maximum
depths of 15-feet bgs.

2.3 Site History and Land Use

As early as 1897, the Site Parcels were depicted as bisected north to south by an
unnamed roadway. In addition, railroad tracks were depicted along the southern
boundary of the Site Parcels.

The following is a summary of historical use by Site Parcel:

Parcel 1

By 1928, Parcel 1 was depicted with an unidentified structure in the northern
portion of the parcel. By 1954, the parcel appeared to be graded and possibly
used for auto storage. By 1966, a commercial building was constructed in the
southeast corner of the parcel. By 1973, structures identified for truck repair use
were constructed in the northern and western portions of the parcel, and the
existing building was constructed in the southern portion of the parcel. At the time
of the Site reconnaissance, the commercial building in the southeastern corner of
the parcel as well as the truck repair buildings in the northern and western
portions of the parcel had been razed.

Parcel 2

By 1928, the parcel was developed with railroad spurs. At the time of the Site
reconnaissance, the railroad tracks appear to have been removed, and the
parcel was overgrown with vegetation.

Parcel 3

By 1928, the parcel remained developed with railroad tracks. By 1950, the
railroad tracks appeared to have been razed and the parcel was developed with
the existing use of parking associated with the existing building on the northern
contiguous Parcel 5.

2> Converse Project No. 19-16-123-12 5
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Parcel 4

By 1928, the parcel appeared developed with several dwellings identified as
"employee dwellings" that appeared to be associated with the facility located on
Parcel 5. By 2006, all but the existing structure on the parcel had been razed and
the parcel was in its existing configuration.

Parcel 5

By 1928, the parcel was depicted as developed with portions of the existing
commercial/light-industrial building and was identified as being occupied by
California Co-operative Canneries Ontario Plant No. 6. A May 25, 1920 building
permits notes installation of a septic tank and cesspool issued to S&H
Warehouse. The northwestern portion of the warehouse was identified as
occupied for auto repairing while underground lime and sulphur storage was
depicted in the parking area north of the building. By 1950, the facility was
identified as occupied by Firestone Tire & Rubber Co. and the building was
identified as occupied by fertilizer storage. The lime and sulphur storage
previously identified north of the building was no longer depicted on the parcel.
By 1953, an addition had been constructed to the existing building on the parcel,
and the existing warehouse building in the northeastern portion of the parcel had
been constructed.

Parcel 6

By 1928, the parcel is identified as occupied by structures identified as "tray
storage". By 1985, the "tray storage" structure had been razed and the existing
commercial building had been constructed.

2.4 Adjacent Property Land Use

North: Railroad tracks followed by residential and commercial
developments. Commercial developments include (west to east):
Above and Beyond Towing (205 E Emporia Street), and WH Byars
Roofing (202 S Bon View Avenue).

Northeast: S Bon View Avenue followed by railroad tracks and single-family
residential.

East: S Bon View Avenue followed by vacant land and Marin Auto Electric
(313 S Bon View Avenue).

Southeast: Intersection of S Bon View Avenue and E State Street followed by
Castro's Brake & Suspension (409 S Bonview Avenue).

E State Street followed by railroad tracks and commercial business
including (west to east): J&C Auto Repair (806 E State Street), D&M
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Metals (840 E State Street), and multi-unit automotive repair center
(402-424 S Bon View Avenue).

Intersection of S Campus Avenue and E State Street followed by

Southwest: railroad tracks and a propane seller (690 E State Street).

West S Campus Avenue followed by City of Ontario water well and
aboveground tank, and recycling center (653 E Main Street).

Northwest Intersection of railroad tracks and S Campus Avenue followed by

truck yard.

2.5 Summary of Previous Assessment Reports

Hazard Management Consulting (HMC), Phase | Environmental Site
Assessment, 825, 807, 747, 745, and 717 East State Street; 810 East Main
Street; 316 South Bon View Avenue; and, 235 South Campus Avenue,
Ontario, California 91761, April 22, 2020

A summary of HMC's findings is as follows:

e The Site is noted to contain multiple parcels occupied by various facilities
with operations including transloading of plastics and paper for recycling, a
construction yard, drayage, distribution, storage, a brewery, and a towing
yard. Items observed at the Site parcels included significant staining, two
clarifiers, patched concrete cutouts and trenches from historic operations,
and two sumps.

e Historical records sources indicated industrial uses at the Site from as
early as 1928 though the present.

e The Site was listed in several databases within the regulatory database
report. The listings indicated the use and removal of USTs, related
remediation reports, oxygenated solvent use involved with furniture
manufacturing, and chlorinated solvent and benzene use involved with
automotive repair.

e Several industrial uses were identified in the general vicinity of the Site.

HMC identified the following RECs at the Site:

e The current and historical industrial uses including a former tire
manufacturing plant, and documented oxygenated and chlorinated solvent
uses at the Site.

e Significant staining observed across the Site.

e Two (2) clarifiers located on the Site.

e Patched concrete cutouts and trenches from historic operations.
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e Two (2) sumps observed on the Site.
e Former UST operations at the Site.

Based on these findings, HMC recommended completing additional assessment,
including a "Site wide" soil and soil vapor investigation. In addition to the above
RECs, HMC stated that based on the age of the buildings, asbestos is likely
present at the Site. HMC recommended preparing an Asbestos Operations &
Management (O&M) Plan.

HMC, Results of Soil and Soil Vapor Investigation at the Property Located
at 825, 807, 747, 745, 725, and 717 East State Street; 810 East Main Street;
316 South Bon View Avenue; and, 235 South Avenue in Ontario, CA 92761,
June 11, 2020

HMC's stated objectives were to conduct subsurface testing to evaluate whether
significant releases of hazardous substances have occurred at the Site.
According to HMC, a total of 28 borings were advanced at the Site for the
collection of soil and soil vapor samples. Borings were advanced to maximum
depths of 10 feet bgs. Soil samples were collected from depths of 1, 5, and 10
feet bgs. A single soil vapor probe was installed in each boring at a depth of 5
feet bgs.

HMC reported the results by Site address as follows:

825 East State Street

Twelve borings (B1/SV1 through B7/SV7, B20/SV20 through B23/SV23, and
B28/SV28) were completed at the address. No reportable concentrations of
VOCs were reported in the soil vapor samples. HMC reported concentrations of
TPH in multiple soil samples at concentrations above the laboratory reporting
limit of 10 milligrams per kilogram (mg/kg) but below the Los Angeles Regional
Water Quality Control Board's (LARWQCB) Maximum Soil Screening Levels
(MSSLs). Converse reviewed the data and found reported concentrations of
diesel range TPH ranging from 11 mg/kg (B4-5 and B7-5) to 280 mg/kg (B6-1).
Heavy-oil range TPH was reported at concentrations ranging from 18 mg/kg
(B22-1) to 1,300 mg/kg (B6-1).

Converse compared reported concentrations to the San Francisco Bay Regional
Water Quality Control Board's (SFRWQCBs) Environmental Screening Levels
(ESLs). The concentration of diesel range TPH reported in sample B6-1 exceeds
the ESL for diesel range TPH in a residential land use scenario of 260 mg/kg, but
is less than the ESL for a commercial land use scenario of 1,200 mg/kg. All
reported concentrations of TPH in the heavy oil range were less than the ESL for
residential and commercial land use scenarios of 12,000 mg/kg, and 180,000
mg/kg, respectively.
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235 East Main Street

One (1) boring (B8/SV8) was advanced in the parking lot. No VOCs were
reported in the soil or soil vapor samples. TPH in the diesel range was reported
at a concentration of 290 mg/kg in sample B8-1, and 10 mg/kg in sample B8-5.
TPH in the heavy oil range was reported in sample B8-1 at a concentration of
2,200 mg/kg.

The concentration of diesel range TPH reported in sample B8-1 exceeds the
ESLs for diesel range TPH in a residential land use scenario of 260 mg/kg but is
below the ESL for diesel range TPH in a commercial land use scenario of 1,200
mg/kg. The reported concentration in sample B8-5 is less than both residential
and commercial screening levels.

The reported concentration of TPH in the heavy oil range in sample B8-1 was
below the ESL for residential and commercial land use scenarios of 12,000
mg/kg and 180,000 mg/kg, respectively.

810 East Main Street, Suite B

One (1) boring (B9/SV9) was advanced in the vacant suite of the former
Suburban Miners facility. VOCs were not reported in the soil or soil vapor
samples. TPH in the heavy oil range was reported in sample B9-10 at a
concentration of 12 mg/kg.

Reported concentrations of TPH in the heavy oil range are below the ESL for
residential and commercial land use scenarios of 12,000 mg/kg and 180,000
mg/kg, respectively.

810 East Main Street, Sutie B Parking Lot

Two (2) borings (B10/SV10 and B11/SV11) were advanced in the parking lot. No
VOCs were reported in the soil or soil vapor samples. TPH in the diesel range
was reported in samples B10-1 (340 mg/kg), B10-5 (12 mg/kg), and B10-10 (15
mg/kg), and in sample B11-1 (410 mg/kg). TPH in the heavy oil range was
reported in samples B10-1 (2,500 mg/kg), B10-10 (11 mg/kg), and B11-1 (3,100

mg/kg).

The reported concentrations of diesel range TPH in samples B10-1 (340 mg/kg)
and B11-1 (410 mg/kg) exceed the ESL for diesel range TPH in a residential land
use scenario of 260 mg/kg, but are below the ESL for diesel range TPH in a
commercial land use scenario of 1,200 mg/kg.

Reported concentrations of TPH in the heavy oil range are below the ESL for
residential and commercial land use scenarios of 12,000 mg/kg and 180,000
mg/kg, respectively.
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810 East Main Street, Alley

One (1) boring (B12/SV12) was advanced in the alleyway. VOCs were not
reported in the soil vapor sample. Ethylbenzene, o-xylenes, and m,p-xylenes
were reported in sample B12-1 at concentrations of 6.2 micrograms per kilogram
(ug/kg), 8.1 ug/kg, and 27 ug/kg, respectively. TPH in the diesel range was
reported in samples B12-1 (15 mg/kg) and B12-5 (26 mg/kg). TPH in the heavy
oil range was reported in samples B12-1 (11 mg/kg) and B12-5 (170 mg/kg).

All reported concentrations of xylenes, diesel range TPH, and heavy oil range
TPH are below their respective ESLSs.

The reported concentration of ethylbenzene in soil sample B12-1 (6.2 ug/kg)
slightly exceeds the ESL for ethylbenzene in a residential land use scenario of
5.9 ug/kg, but is below the ESL for commercial land use of 26 ug/kg.

747 East Main Street, Suite A

One boring (B13/SV13) was advance in the suite. No VOCs were reported in the
soil or soil vapor samples. No reported TPH concentrations were reported in the
samples.

810 East Main Street

Four (4) borings, B14/SV14 through B17/SV17, were advanced in the Pepe's
Towing yard and warehouse. VOCs were not reported in the soil or soil vapor
samples. TPH in the diesel range was reported in samples B17-5 (16 mg/kg) and
B17-10 (11 mg/kg). TPH in the heavy oil range was reported in samples B15-1
(46 mg/kg), and B16-1 (760 mg/kg). All reported concentrations were below their
respective ESLs.

Lead was reported in sample B16-1 at a concentration of 130 mg/kg which
exceeds the ESL for residential land use scenario of 80 mg/kg but is less than
the ESL for a commercial land use scenario of 380 mg/kg. Based on the elevated
concentration, HMC requested Waste Extraction Test (WET) analysis of sample
B16-1 to determine the soluble lead concentration. The soluble lead
concentration was reported at 1.6 milligrams per liter (mg/l) which is less than the
Soluble Threshold Concentration Limit (STLC) for lead of 5 mg/l indicating the
soil is not considered a hazardous waste.

Parking Area Along East State Street

Two (2) borings (B18/SV18 and B19/SV19) were advanced in the parking area
along East State Street. No VOCs were reported in the soil or soil vapor
samples. TPH in the diesel range was reported in sample B18-1 at a
concentration of 28 mg/kg. TPH in the heavy oil range was reported in sample
B18-1 at a concentration of 300 mg/kg. All reported concentrations were below
their respective ESLs.
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807 East State Street

Four (4) borings (B24/SV24 through B27/SV27) were advanced at the address.
VOCs were not reported in the soil or soil vapor samples. TPH in the diesel
range was reported in samples B25-1 (15 mg/kg), B26-1 (14 mg/kg) and B27-1
(18 mg/kg). TPH in the heavy oil range was reported in samples B25-1 (120
mg/kg), B26-1 (110 mg/kg), and B27-1 (35 mg/kg). All reported concentrations
are below their respective ESLs for residential land use.

With the exception of the reported lead concentration in sample B16-1, all other
reported metals concentrations in all of the samples analyzed for metals were
below their respective ESLs for a residential land use scenario.

Converse reviewed the analytical report for soil-vapor samples included as an
appendix to the report. Converse noted that the laboratory reporting limits for
several constituents (including PCE) exceeded the current ESLs for residential
and commercial land use scenarios for sub slab/soil vapor. Converse also noted
that the reporting limits also exceeded the calculated indoor air ESLs for several
constituents using the standard attenuation factor of 0.03.

Converse Consultants, Phase | Environmental Site Assessment Report,
717, 725, 745, 747, 807 and 825 East State Street; 810 East Main Street; 316
South Bon View Avenue; and 235 South Campus Avenue, Ontario,
California, March 9, 2021

This assessment revealed no evidence of RECs in connection with the Site
except for the following:

e One (1) 12,000-gallon diesel fuel UST, and one (1) 2,000-gallon waste-oll
UST were documented at Site Parcel 1 (316 S Bon View Avenue).
However, no clear documentation indicating removal and/or confirmation
sampling, and no closure letter were found for the USTs.

e The identification of wastes generated at Site Parcel 1 (825 E State
Street) including, but not limited to, unspecified solvent mixture and
oxygenated solvents.

e The former presence of railroad spurs across Site Parcel 2 are considered
a REC based on the known potential for use of pesticides and herbicides
to maintain railways.

e The identification of wastes generated at Site Parcel 4 (235 S Campus
Avenue), including but not limited to, PCE, TCE, and benzene.

e The identification of historical light-industrial operations, and generation of
hazardous wastes including, but not limited to, unspecified solvent
mixture, and oxygenated solvents at multiple addresses associated with
Site Parcel 5.

e The identification of the former operation of at least 4 spray booths at Site
Parcel 5 (745 E State Street).
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e The identification of VOC based concrete form stripper at Site Parcel 6
(807 E State Street).

Based on these findings, and the review of the June 2020 HMC Phase Il ESA,
Converse recommends soil-vapor screening of Site Parcels 1, 4, 5, and 6, and
shallow soil sampling at Site Parcel 2. Soil borings and soil-vapor sampling on
Parcels 4 and 5 will be conducted in areas of the parcels where concrete patches
and possible former septic cesspool were likely located. In addition, a
geophysical survey to screen for the potential presence of the USTs at 316 S
Bon View Avenue (Site Parcel 1) was recommended. San Bernardino County
Fire Department (CUPA) closure for the USTs should be sought pending the
results of the geophysical survey.
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3.0 Work Performed and Rationale

3.1

Scope of Assessment

A conceptual model was developed based on data obtained from the prior
assessment reports.

3.1.1 Target Analytes

Data obtained during the ESA indicated the potential for the presence of
VOCs, TPH, metals, and/or pesticides in the shallow subsurface soil
and/or soil-vapor due to current and/or historic operations.

3.1.2 Target Analytes First Entered the Environment

The target analytes would have first entered the environment by surface
spills, equipment leaks or releases to the subsurface.

3.1.3 Environmental Media and Locations Most Likely to Have the
Highest Concentrations of Target Analytes

The environmental media most likely to have the highest concentrations of
the target analytes are soil and soil vapor.

This Phase Il ESA consisted of the following primary elements:

A geophysical survey was conducted to screen for the presence of USTs
that were identified as being operated at 316 S Bon View Avenue.

Two (2) borings (SV1 and SV2) were completed to 15 feet bgs on Site
Parcel 1 (825 E State Street/316 S Bon View Avenue) in the vicinity of
suspected solvent mixing and/or storage areas. Soil vapor probes were
installed at depths of 5 and 15 feet bgs.

Three (3) shallow soil borings (B1 through B3) were completed to 2 feet
bgs along the former railroad spur line on Site Parcel 2. Soil samples
were collected from depths of 0.5 and 2 feet bgs.

One (1) boring (SV3) was completed on the eastern side of the building
located on Site Parcel 4 as a general screening for wastes reportedly
generated on the parcel. Soil vapor probes were installed at depths of 5
and 15 feet bgs.

Two (2) borings were completed to depths of 15 feet bgs at Site Parcel 5
(810 E Main Street, 717-747 E State Street) to evaluate impacts of light-
industrial operations with solvent use. Soil vapor probes were installed at
depths of 5 and 15 feet bgs.
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e Two (2) sub-slab vapor sample points were installed at Site Parcel 5, in
the interior of 745 E State Street, in the general vicinity of reported former
spray booths.

e Two (2) borings were completed to depths of 15 feet bgs at Site Parcel 6
in the vicinity of hazardous materials storage areas. Soil vapor probes
were installed at depths of 5 and 15 feet bgs.

e Analysis of soil, sub-slab, and soil vapor samples as follows:

- Soil samples collected from borings B1, B2, and B3 were analyzed in
accordance with EPA Methods 8081A for organochlorine pesticides
(OCPs), 8141A for organophosphorus pesticides (OPPs), 8151A for
Chlorinated Herbicides (CHs), and EPA Method 6010 for metals.

- All sub-slab and soil vapor samples were analyzed by an onsite mobile
laboratory for VOCs in accordance with EPA Test Method 8260B.

3.2 Geophysical Survey

On March 23, 2021, a geophysical investigation was conducted by Spectrum
Geophysics on a portion of Site Parcel 1. The purpose of the investigation was
to locate detectable steel USTs. The equipment used during the investigation
included a high-sensitivity metal detector, ground penetrating radar (GPR) unit,
shallow-focus metal detector, an electromagnetic utility locator, and a GPS unit.

3.3 Soil Sample Collection

On March 23, 2021, a total of three (3) soil borings were completed utilizing a
hand-auger. The borings were completed to the proposed depths of 2 feet bgs.

Soil samples were collected from the bucket of the auger and transferred into
laboratory-supplied 4 ounce glass jars. A portion of each sample was also
screened in the field for VOCs using a photo-ionization detector (PID).

The approximate boring locations are indicated on Figure 2, Sample Location Map.

3.4 Soil Vapor Sample Collection

Boreholes were advanced to their proposed depths using direct-push (Geoprobe)
technology. Temporary soil vapor probes were constructed in these boreholes
using a two-inch long porous soil vapor implants connected to Ys-inch Teflon
tubing. The implants were surrounded by an approximate 1-foot sand pack that
extended slightly above and below the implant. The remainder of each borehole
was filled with hydrated bentonite granules. After installation, the probes were
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allowed to equilibrate for a minimum of 2 hours before the samples were
collected.

Soil vapor samples were collected by the onsite mobile laboratory at a flow rate
of 200 milliliters per minute. Soil vapor sampling was completed in general
accordance with the Advisory-Active Soil Gas Investigations by the California
Department of Toxic Substances Control (DTSC) and California Regional Water
Quiality Control Board (RWQCB), dated July 2015.

The approximate soil vapor boring locations are indicated on Figure 2.
3.5 Sub-Slab Vapor Sample Collection

The sub-slab vapor sample points (SS-1 and SS-2) were constructed using
Vapor Pin technology.  After drilling a 5/8-inch diameter hole through the
concrete slab of the building the Vapor Pin assembly was then placed into the
drilled hole and a protective cap is placed on the vapor pin to prevent the loss of
vapor. After allowing conditions to equilibrate for a minimum of 2 hours,
approximately 0.5 liters of air was purged from each probe using a syringe, and
then a vapor sample was collected by the onsite mobile laboratory. Sub-slab
vapor sampling was completed in general accordance with the Advisory-Active
Soil Gas Investigations by the California Department of Toxic Substances Control
(DTSC) and California Regional Water Quality Control Board (RWQCB), dated
July 2015.

The approximate sub-slab vapor sample locations are indicated on Figure 2.

3.6 Field Quality Assurance/Quality Control

The following are some of the quality assurance and quality control measures that
were taken to evaluate the quality of the data generated:

e Standard EPA sample handling protocol including chain-of-custody control
were followed.

e New dedicated sampling equipment (Teflon tubing) were used for the
collection of samples.

e Reusable sampling equipment (cutting shoe) was decontaminated between
uses.

e A shut-in test was conducted prior to the collection of soil vapor samples to
evaluate the integrity of the fitting.
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3.7 Chemical Analytical Methods

All soil samples were submitted under chain of custody documentation to Jones
Environmental in Santa Fe Springs, California. Samples from each location were
analyzed for: OCPs using EPA Test Method 8081A, OPPs by 8141A, CHs by
8151A, and metals by Method 6010.

The sub-slab and soil vapor samples were analyzed by the onsite mobile
laboratory for VOCs in accordance with EPA Method 8260B.

Jones Environmental is certified by the State of California Department Health
Services for the analyses conducted.
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Presentation and Evaluation of Results

4.1 Subsurface Conditions

Soil samples were not recovered during the drilling of borings used to collect soil
vapor samples. However, the soils in the shallow borings completed along the
former rail spur were observed to be primarily sandy silt to the depth of 2 feet bgs.
Groundwater was not encountered in any of the borings.

4.2 Geophysical Survey

The complete geophysical survey report in Appendix B, and is summarized as
follows.

A total of four (4) anomalies were identified in the geophysical investigation
report. The locations of the anomalies are presented on Figure 1 of the
geophysical survey report.

e Anomaly A is an EM-61 anomaly. This anomaly is rectangular with
apparent dimensions of 14 feet by 10 feet. EM-Utility locating methods
and GPR provided no further information in the area.

e Anomaly B is an EM-61 anomaly. This anomaly is rectangular with
approximate dimensions of 11 feet by 5 feet. EM-Ultility locating methods
and GPR provided no further information in the area, however, its close
proximity to the large trash bundles could be the cause of this signature.

e Anomaly C is a GPR anomaly. This anomaly is rectangular with apparent
dimensions of 12 feet by 5.5 feet. There were no surface features that
might account for this anomaly however, its close proximity to the large
trash bundles could be the cause of this signature.

e Anomaly D is a GPR anomaly. This anomaly is rectangular with apparent
dimension of 7.5 feet by 3 feet. There were no surface features that might
account for this anomaly.

It was also noted that the investigation was limited by the presence of large
stacks of bundled trash, surface debris, metal fencing, and reinforced concrete.
The signal penetration depth of the GPR for this site was estimated at
approximately 3.5 feet, so it was also noted that it cannot be guaranteed that
subsurface features such as USTs are not present below this depth.

2> Converse Project No. 19-16-123-12 17
Copyright 2021 Converse Consultants



Converse notes that none of the identified anomalies match the anticipated
dimensions of a standard 12,000 gallon UST (approximately 8 x 32’, or 10’ X
21'). However, the dimensions of both Anomalies B and C are generally
consistent with those anticipated for a 2,000 gallon waste oil UST (5.5’ x 12).

4.3 Analytical Results

A summary of the analytical results is provided below. Analytical results were
compared to the San Francisco Bay Regional Water Quality Control Board’s
Environmental Screening Levels (ESLs). Copies of the laboratory analytical
reports are included in Appendix C.

4.3.1 Soil Samples

Tabulated data for soil samples is presented in Table 1.

Metals

Arsenic was reported in one (1) sample (B3-0.5) at a concentration of 13.3
mg/kg, which slightly exceeds the DTSC background screening level of 12
mg/kg. Arsenic was not reported in any of the other samples collected
and analyzed as part of this or the HCM Phase Il assessment.

Lead was reported at concentrations ranging from 2.5 to 38.4 milligrams
per kilogram (mg/kg). All reported concentrations were less than the

screening level for a residential land use scenario of 80 mg/kg.

All other reported metals concentrations were below their respective
screening levels.

Pesticides and Herbicides

No OCPs, OPPs, or CHs were reported in any of the samples.

4.3.2 Soil Vapor Samples

Two (2) VOCs were detected in the two (2) sub-slab vapor samples: PCE
and 4-isopropyltoluene. The following 18 VOCs were detected in one or
more of the 14 soil vapor samples:

benzene Trichlorofluoromethane (Freon 11)
bromobenzene 4-isopropyltoluene
bromodichloromethane ethylbenzene
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bromoform Tetrachloroethene (PCE)

tert-Butylbenzene toluene
chloroform 1,1,1-trichloroethane
dibromochloromethane 1,2,4-trimethylbenzene

Dichlorodifluoromethane (Freon 12)  m,p-xylene

1,1,2-trichloro-1,2,2-trifluoroethane

(Freon 113) o-xylene

Tabulated sub-slab and soil vapor sample data is presented in Table 2.

All contaminant concentrations were compared to their respective ESLs.
It is noted that no screening levels are published for bromobenzene,
bromodichloromethane, tert-butylbenzene, dibromochloromethane, Freon
12, Freon 113, Freon 11, and 4-isopropyltoluene.

e Three (3) VOCs, benzene, chloroform, and PCE were detected in
one (1) or more samples at concentrations in excess of their
respective screening levels for residential and/or commercial land
use. The other 15 detected VOCs were reported at maximum
concentrations below their respective ESLs for residential land use.

- Benzene was reported in three (3) samples at concentrations in
excess of the ESL for a commercial land use scenario of 14
micrograms per cubic meter (ug/m?3); SV3-5 at 16 ug/m?3, SV5-5
at 36 ug/m3, and SV7-5 at 16 ug/m3. Seven additional (7)
samples (SV3-15, SV4-5, SV4-15, SV5-15, SV6-5, SV6-15, and
SV7-15) were reported with benzene concentrations ranging
from 8 to 14 ug/m?® which exceed the ESL for a residential land
use scenario of 3.2 ug/m?, but are below the commercial ESL of
14 ug/m3,

- Chloroform was reported in two (2) samples, SV7-5 and SV7-
15, at concentrations of 29 and 38 ug/m3, respectively. Both
concentrations exceed the commercial ESL of 18 ug/m3.

- PCE was detected in all except one (1) of the soil vapor probes
(Sv2-5). All reported concentrations were less than the
commercial ESL of 67 ug/m?, while seven (7) samples, (SV1-15,
SV3-5, SV3-15, SVv4-15, SV5-5, SV6-15, and SV7-15) were
reported with concentrations in excess of the residential ESL of
15 ug/m3,
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e For sub-slab vapor samples, both of the detected VOCs (PCE and
4-isopropyltoluene) were reported at concentrations below their
respective ESLs for residential land use.

4.4 Data Quality Assurance/Quality Control
4.4.1 Hold Times

All soil vapor, and sub-slab samples were analyzed onsite by a mobile
laboratory. Soil samples were transported to the laboratory under chain-
of-custody documentation and were analyzed within appropriate hold
times.

4.4.2 Laboratory Quality Assurance

The laboratories provided data to estimate precision, accuracy, and bias.
The laboratory reports indicated that the method blanks, laboratory spikes,
and/or matrix spikes met quality assurance objectives for soil, sub-slab,
and soil vapor.

4.4.3 Reporting Limits

The following reporting limits (RLs) for soil and soil vapor samples were
provided by the laboratory:

RLs for metals in soil ranged from 0.02 to 5 mg/kg.

RLs for OCPs in soil ranged from 0.01 to 0.02 mg/kg.

RLs for OPPs in soil ranged from 0.050 to 0.10 mg/kg.

RLs for CHs in soil ranged from 0.020 to 20 mg/kg.

RLs for VOCs in sub-slab and soil vapor ranged from 8 to 400
ug/m3,

A dilution factor of 1 was applied to all samples.
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5.0

Interpretation and Conclusions

5.1 RECs and Potential Release Area(s)

The Converse ESA identified the following RECs and or environmental concerns
at the Site:

e One (1) 12,000-gallon diesel fuel UST, and one (1) 2,000-gallon waste-oil
UST were documented at Site Parcel 1 (316 S Bon View Avenue). However,
no clear documentation indicating removal and/or confirmation sampling, and
no closure letter were found for the USTs.

e The identification of wastes generated at Site Parcel 1 (825 E State Street)
including, but not limited to, unspecified solvent mixture and oxygenated
solvents.

e The former presence of railroad spurs across Site Parcel 2 are considered a
REC based on the known potential for use of pesticides and herbicides to
maintain railways.

e The identification of wastes generated at Site Parcel 4 (235 S Campus
Avenue), including but not limited to, PCE, TCE, and benzene.

e The identification of historical light-industrial operations, and generation of
hazardous wastes including, but not limited to, unspecified solvent mixture,
and oxygenated solvents at multiple addresses associated with Site Parcel 5.

e The identification of the former operation of at least 4 spray booths at Site
Parcel 5 (745 E State Street).

e The identification of VOC based concrete form stripper at Site Parcel 6 (807 E
State Street).

5.2 Conceptual Model Validation/Adequacy of Investigations

It is our opinion that the field and analytical data validated the conceptual model.

5.3 Absence, Presence, Degree, Extent of Target Analytes

Based upon the results of the Phase Il ESA, there appear to be minor impacts to
the Site from potential on-site releases.

Soil: Arsenic was reported in one (1) sample (B3-0.5) at a concentration of 13.3
mg/kg, which slightly exceeds the DTSC background screening level of 12
mg/kg. However, arsenic was not reported in any of the other samples analyzed
during this or the HCM Phase Il assessment with reporting limits of 5 mg/kg.
Therefore, the average arsenic concentration across the Site is less than 5.3
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mg/kg, which is well below the background screening level. Arsenic may be
present along the former rail spur related to historic use as an herbicide.

All other reported metals concentrations were below their respective screening
levels, and no OCPs, OPPs, or CHs were reported in the samples.

Sub-Slab and Soil Vapor: A total of 19 VOCs were detected in one (1) or more
of the sub-slab and soil vapor samples. It is noted that all reported VOC
concentrations were less than the laboratory reporting limit used during the HCM
Phase Il assessment (100 ug/m?3), so these findings are not inconsistent with that
prior assessment.

Three (3) VOCs, benzene, chloroform and PCE, were reported in one (1) or more
samples at concentrations exceeding residential screening levels, with only four
(4) samples having concentrations in excess of screening levels for industrial or
commercial land uses. All other reported concentrations were less than the ESL
for residential land use.

e Benzene was reported at a maximum concentration of 36 ug/m3, with
three (3) samples (SV3-5, SV5-5, and SV7-5), all from 5 feet bgs,
exceeding the screening level of 14 ug/m? for industrial and commercial
land use. The presence of benzene in these samples may be related to
minor fuel leaks from vehicles parked in this area of the Site.

e Chloroform was reported in both of the samples collected from location
SV7 at concentrations exceeding the ESL for a commercial land use
scenario. Chloroform can be generated as a byproduct associated with
disinfecting municipally supplied drinking water. Standing water, likely
associated with washing activities, was observed in the vicinity of SV7,
and is suspected to be a potential source of the chloroform detections in
the samples from this location.

e PCE was reported at a maximum concentration of 45 ug/m3, with seven
(7) samples( SV1-15, SV3-5, SV3-15, SV4-15, SV5-5, SV6-15, and SV7-
15) exceeding the ESL for residential land use of 15 ug/m3. However, all
reported PCE concentrations are less than the screening level for
industrial and commercial land uses of 67 ug/m3. The presence of PCE (a
solvent) at relatively low concentrations across the Site are likely related
minor historic releases associated with various industrial onsite
operations.
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5.4 Other Concerns
5.4.1 Significant Assumptions
No significant assumptions were made during this assessment.
5.4.2 Limitations and Exceptions

Due to the presence of stockpiled materials, the scope area for the
geophysical survey was limited.

5.4.3 Special Terms and Conditions

No special terms or conditions need to be noted in this Phase Il ESA
report.

5.5 Conclusions/Objectives Met

Converse has performed a Phase Il ESA at 717, 725, 745, 747, 807 and 825 E
State Street; 810 E Main Street; 316 S Bon View Avenue; and 825 S Campus
Avenue, Ontario, California in conformance with the scope and limitations of
ASTM, E1903-19 and the following objectives:

e Evaluate whether historical USTs are still located at the Site.

e Evaluate whether historical light-industrial operations, including the use
and/or generation of solvents at various Site Parcels, former UST
operations, and the former operation of railroad tracks, has resulted in
impacts to soil and/or soil-vapor beneath the Site.

e I|dentify if potential target analytes are present at concentrations greater
than threshold criteria.

Converse presents the following findings for this assessment:

e The geophysical survey conducted at 316 S Bon View Avenue was limited by
the presence of large stacks of bundled trash, surface debris, metal fencing,
and reinforced concrete. A total of four (4) anomalies were identified in the
accessible survey area. None of the identified anomalies match the
anticipated dimensions of a standard 12,000 gallon UST, but the dimensions
of both Anomalies B and C are generally consistent with those anticipated for
a 2,000 gallon waste oil UST.

e No OCPs, OPPs, or CHs were reported in any of the soil samples.
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e With the exception of arsenic, all reported metals concentrations were below
their respective screening levels. Arsenic was reported in only one (1)
sample, and the concentration of 13.3 mg/kg slightly exceeds the DTSC
background level of 12 mg/kg.

e A total of 19 VOCs were detected in one (1) or more of the sub-slab and soil
vapor samples. All reported VOC concentrations in vapor samples were less
than the laboratory reporting limit used during the HCM Phase Il assessment,
so these findings are not inconsistent with that prior assessment.

e With the exception of Benzene, chloroform and PCE, all reported
concentrations of VOCs in vapor samples were less than their respective
ESLs for residential land use.

- Benzene was reported in three (3) samples at concentrations in excess of
the ESL for industrial and commercial land use of 14 ug/m3. Seven
additional (7) samples were reported with benzene concentrations ranging
from 8 to 14 ug/m?® which are below the commercial ESL but exceed the
ESL for a residential land use scenario of 3.2 ug/m3.

- Chloroform was reported in two (2) samples at a maximum concentration
of 38 ug/m3. Both concentrations exceed the commercial ESL of 18
ug/ms3.

- PCE was detected in all except two (2) of the sub-slab and soil vapor
probes. All reported concentrations were less than the ESL of 67 ug/m?®
for industrial and commercial land uses, while seven (7) samples were
reported with concentrations in excess of the residential ESL of 15 ug/m3.

Based on the findings of this assessment, and our understanding that the
planned future use of the Site will be for non-residential purposes (industrial uses
planned), Converse concludes the following:

e The findings of the geophysical survey were inconclusive in determining
whether historical USTs are still located at the Site as it was limited by the
presence of large stacks of bundled trash, surface debris, metal fencing, and
reinforced concrete. It is therefore possible that USTs may still be present at
the Site. Additionally, the dimensions of anomalies B and C are generally
consistent with those anticipated for a 2,000 gallon waste oil UST.

e There appear to be relatively minor impacts to the Site related to historical
light-industrial operations onsite. Arsenic was reported in excess of the
background level in one (1) soil sample from a depth of 0.5 feet bgs. Two (2)
VOCs (benzene and chloroform) were reported in four (4) samples at
concentrations in excess of their respective ESLs for industrial or commercial
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land use. Three (3) of these samples were collected from depths of 5 feet
bgs. It is considered likely that these relatively shallow impacts to soil and
soil vapor will be mitigated through redevelopment activities.

- Following grading of the Site the average arsenic concentration in soil will
be less than the DTSC established background level.

- Since grading and over excavation activities are expected to volatilize and
reduce VOC concentrations in the upper 5 feet of soil, the concentrations
of VOCs in deeper soil vapor are not considered to pose a significant
health risk to future site occupants of an industrial or commercial facility.

It is our opinion that the objectives of the Phase Il ESA were met, and no
additional assessment is necessary to assess the objectives of the Phase Il ESA.
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6.0 Recommendations

Based on the findings of this assessment, it appears that the Site has been impacted by
historical light-industrial operations onsite. However, based on the anticipated future
use of the Site for industrial purposes, the impacts identified do not appear to warrant
further action. It is noted that limited remedial or mitigation activities would be
recommended if the Site is intended to be used for any purposes other than industrial.

The findings of the geophysical survey were inconclusive and it is possible that USTs
may still be present at the Site. No further action is recommended at this time, as the
current use of the Site is likely to prevent conclusive findings with regard to the potential
presence of USTs. It is noted that care should be taken when conducting
redevelopment or other subsurface activities in the vicinity of Site (Parcel 1) currently
addressed as 316 S Bon View Avenue to prevent damage to potential USTs that could
result in a release. If UST are encountered, then they should be appropriately removed
under regulatory oversight.
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7.0 Reliance

This report is for the sole benefit and exclusive use of the City of Ontario in accordance
with the terms and conditions that are presented in our Proposal dated March 11, 2021,
under which these services have been provided. The preparation of this report has
been in accordance with generally accepted environmental practices. No other
warranty, either express or implied, is made. This report should not be regarded as a
guarantee that no further contamination beyond that which could be detected within the
scope of this assessment is present at the Site.

This report should not be regarded as a guarantee that no further contamination,
beyond that which could be detected within the scope of this assessment, is present at
the Site. Converse makes no warranties or guarantees as to the accuracy or
completeness of information provided or compiled by others. It is possible that
information exists beyond the scope of this assessment. It is not possible to absolutely
confirm that no hazardous materials and/or substances exist at the Site. If none are
identified as part of a limited scope of work, such a conclusion should not be construed
as a guaranteed absence of such materials, but merely the results of the evaluation of
the Site at the time of the assessment. Also, events may occur after the Site visit, which
may result in contamination of the Site. Additional information, which was not found or
available to Converse at the time of report preparation, may result in a modification of
the conclusions and recommendations presented.

Any reliance on this report by Third Parties shall be at the Third Party’s sole risk.
Should the City of Ontario wish to identify any additional relying parties not previously
identified, a completed Application of Authorization to Use (see following page) must be
submitted to Converse Consultants.
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Geotechnical Engineering, Environmental & Groundwater Science, Inspection & Testing Services

@ Converse Consultants

Application for Authorization to Use

TO: Converse Consultants
717 South Myrtle Avenue
Monrovia, California 91016

Project Title & Date:

Project Address:

FROM: (Please identify name & address of person/entity applying for permission to use the
referenced report.)

Applicant hereby applies for permission to use
the referenced report in order to:

Applicant wishes or needs to use the referenced report because:

Applicant also understands and agrees that the referenced document is a copyrighted
document and shall remain the sole property of Converse Consultants. Unauthorized use or
copying of the report is strictly prohibited without the express written permission of Converse
Consultants. Applicant understands and agrees that Converse Consultants may withhold such
permission at its sole discretion, or grant such permission upon agreement to Terms and
Conditions, such as the payment of a re-use fee, amongst others.

Applicant Signature:

Applicant Name (print):

Title:

Date:
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